PLANNING FOR A COASTAL CITY: SAN CLEMENTE’S LOCAL COASTAL PROGRAM by Zolfaghari, Atousa
  
PLANNING FOR A COASTAL CITY: SAN CLEMENTE’S LOCAL COASTAL 
PROGRAM 
 
 
 
 
 
A Professional Project 
presented to 
California Coastal Commission, 
City of San Clemente, and 
the Faculty of California Polytechnic State University,  
San Luis Obispo  
 
 
 
In Partial Fulfillment 
of the Requirements for the Degree 
Master of City and Regional Planning 
 
 
by 
Atousa Zolfaghari 
May 2013 
! ""!
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
© 2013 
Atousa Zolfaghari 
ALL RIGHTS RESERVED 
  
! """!
COMMITTEE MEMBERSHIP 
 
TITLE:     Planning for a Coastal City: San Clemente’s Local  
     Coastal Program    
AUTHOR:  Atousa Zolfaghari 
DATE SUBMITTED:   May 2013 
COMMITTEE CHAIR:   Dr. Kelly Main, Assistant Professor, City and  
     Regional Planning     
COMMITTEE MEMBER:   Chris Clark, JD, Lecturer, City and Regional  
     Planning 
COMMITTEE MEMBER:   Jeff Hook, Principal Planner at City of San   
     Clemente 
COMMITTEE MEMBER:   Jim Pechous, City Planner at City of San Clemente 
 
 
 
  
! "#!
ABSTRACT 
 
PLANNING FOR A COASTAL CITY: SAN CLEMENTE’S LOCAL COASTAL 
PROGRAM 
Atousa Zolfaghari 
This professional project assesses current conditions and regulations within San 
Clemente’s Coastal Zone, and provides recommendations to the City and California 
Coastal Commission through a draft Land Use Plan. The amended Land Use Plan will be 
included in the certified Local Coastal Program, which will govern decisions that 
determine the short and long-term conservation and use of coastal resources within San 
Clemente’s Coastal Zone. 
Local Coastal Programs (LCPs) are planning guides used by local governments for 
development within the Coastal Zone. They contain goals and policies for development 
and protection of coastal resources throughout coastal cities and counties in California. 
LCPs identify appropriate locations for various land uses based on their goal of 
environmental and sustainable development and growth. Each LCP contains two 
components: a Land Use Plan (LUP) and an Implementation Plan (IP). Generally, the 
LUP contains the Coastal Element of the General Plan and provides the overall goals and 
policies that protect a City’s coastal resources. The IP is intended to implement the goals 
and policies in the City’s Land Use Plan and includes sections of the City’s Zoning 
Ordinance, and Specific Plans within the Coastal Zone. Although each LCP is unique to a 
coastal community, they all need to maintain statewide regulations through conformity 
with the Coastal Act requirements.  
After the California Coastal Commission (CCC) has approved an LCP, the coastal 
permitting authority over most new development is transferred to the local government, 
but the CCC retains permanent coastal permit jurisdiction over all proposed development 
on public trust lands, tidelands, and submerged lands. The CCC will also review and 
approve any amendments to previously certified LCPs. 
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INTRODUCTION 
Relevance to Planning 
Researching Coastal Zone management and creating an LCP is a planning process. I have 
been in collaboration with stakeholders throughout the nine-month process, and held 
various meetings in San Clemente to gain staff input. 
According to the Coastal Act of 1976, “each local government lying, in whole or in part, 
within the coastal zone shall prepare a local coastal program for that portion of the 
coastal zone within its jurisdiction” (Section 30500). Coastal cities that do not have an 
adopted LCP do not contain any permit authority over the section of their community that 
lies within the Coastal Zone. It is important to San Clemente’s staff that they contain 
permit authority throughout all of their city boundaries, and this LCP will be a tool to 
guide them in that direction. 
My Role 
My role with the City of San Clemente consisted of creating a draft Land Use Plan for the 
Coastal Zone, consistent with the new General Plan and with State Law. I was originally 
hired by the City to begin this process, but decided to continue my work with the City 
and this project throughout the academic year.  
The City prepared a draft Local Coastal Program over twenty years ago, but the 
documents was never completed or approved by the California Coastal Commission. As 
part of the General Plan update (which is in the final stages), the City is updating its 
Coastal Element and Land Use Element. With these changes, I was assigned to update the 
previous draft LCP and secure State approval. My process consisted of the following: 
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1. Update the content and organization of the LCP for consistency with State law 
2. Rewrite for clarity and brevity, as needed 
3. Add graphics  
The overall purpose of my project is to achieve State approval of a new Local Coastal 
Program that will allow the City greater autonomy in carrying out its coastal land use 
goals and programs. Also, to update the City’s specific plans in anticipation of the new 
General Plan to be adopted in 2013, based on the City Council’s preferred land use 
alternative. 
Because the updated General Plan is not as detailed as the Coastal Commission staff 
would like the Land Use Plan to be, it will be a an independent document, rather than the 
City’s Coastal Element (which was the original plan). The new format of the LCP will 
have an LUP that is adopted separately from the General Plan.  The LUP will contain the 
policies from the Coastal Element of the City’s General Plan plus addition information 
including development standards and policies, as requested by the Coastal Commission 
staff. The draft LUP was submitted to the Coastal Commission in March 2013 for review.  
I have also created a draft Implementation Plan for the City, but it will not be submitted 
until staff receives Coastal Commission comments on the LUP to ensure consistency 
throughout both plans. 
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CHAPTER 1 THE CALIFORNIA COASTAL ACT 
Proposition 20 
On November 7, 1972, California voters passed Proposition 20, the California Coastal 
Zone Conservation Act. This proposition launched and funded the California Coastal 
Commission to plan for and regulate new development and strong policies to protect 
public access to and along the shoreline.  
The proposition stemmed from the controversy surrounding the planned coastal 
community of Sea Ranch in Sonoma County. Developer and architect Al Boeke initially 
envisioned a community that would preserve the area's natural beauty, but the plan 
eventually grew to include 10 miles of the Sonoma County coastline that would have 
been reserved for private use. Similar coastal projects decreasing public access along the 
coast were also proposed, prompting the formation of activist groups. 
The group that placed Proposition 20 on the ballot was the Coastal Alliance, a grassroots 
campaign organization made up of more than 700 environmental, civic and labor 
organizations. Winning with more than 55% of the vote was a huge accomplishment for 
the Coastal Alliance, advocating their commitment to protecting the coast through 
comprehensive planning and regulation of coastal development.  
The official ballot summarized the proposition as follows: 
• Creates State Coastal Zone Conservation Commission and six regional 
commissions 
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• Sets criteria for and requires submission of plan to Legislature for preservation, 
protection, restoration and enhancement of environment and ecology of coastal 
zone 
• Establishes permit area within coastal zone as the area between the seaward limits 
of state jurisdiction and 1000 yards landward from the mean high tide line, subject 
to specified exceptions 
• Prohibits any development within permit area without permit by state or regional 
commission 
• Prescribes standards for issuance or denial of permits 
• Appropriates five million dollars for the period of 1973 to 1976 
The proposition originally allotted a four-year program to regulate development and 
directed the new Coastal Commission to draft a long-range plan to guide future 
conservation and development in the Coastal Zone, using maximum public input. 
Hundreds of public meetings were held, and in late 1975, the California Coastal Plan was 
submitted to the legislature and became the foundation for the California Coastal Act of 
1976. This confirmed the state’s goal in providing public access to the coast for all 
residents, and protecting coastal resources. The Act provided guidelines for coastal 
development with priority to commercial fishing, boating and other visitor-serving 
establishments.  
While Proposition 20 allotted permit authority to the Coastal Commission for four years, 
the California Coastal Act of 1976 extended the Coastal Commission's authority 
indefinitely. Proposition 20 stated that the Coastal Commission "would terminate on the 
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91st day after final adjournment of the 1976 Regular Session of the Legislature." 
However, in 1976, "the legislature welded it in place with the California Coastal Act of 
1976" (California Proposition 20). 
Coastal Commission 
Based on the California Coastal Act of 1976, the Coastal Commission is tasked with the 
following responsibilities within the Coastal Zone: 
• coastal resource protection  
• shoreline public access and recreation  
• lower cost visitor accommodations 
• cultural and historic resources 
• terrestrial and marine habitat protection 
• visual resources 
• landform alteration 
• protection of agricultural lands 
• commercial fisheries 
• industrial uses  
• water quality 
• offshore oil and gas development 
• transportation 
• development design 
• power plants 
• ports 
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• public works 
The mission of the California Coastal Commission is to “protect, conserve, restore, and 
enhance the environmental and human-based resources of the California coast and ocean 
for environmentally sustainable and prudent use by current and future generations” 
(Coastal Commission, 2007). The Coastal Commission is an independent quasi-judicial 
state agency that consists of twelve members appointed by the Governor, the Senate 
Rules Committee, and the Speaker of the Assemply. These members contain permit 
authority along California’s 1,100 miles of shoreilne. The six Regional Commissions 
consist of: 
• North: Del Norte, Humboldt, and Mendocino Counties 
• North Central: Sonoma, Marin, and San Francisco Counties 
• Central: San Mateo, Santa Cruz, and Monterey Counties 
• South Central: San Luis Obispo, Santa Barbara, and Ventura Counties 
• South: Los Angeles and Orange Counties 
• San Diego: San Diego County 
The Commission's funding has risen 21 percent since 1980 from $13.5 million to $16.3 
million, while the full-time staff fell from 212 in 1980 to 125 in 2010. There are currently 
11 enforcement officers to investigate violations along the California coastline. 
To accomplish the goals of the Coastal Commission, the Coastal Act established a unique 
partnership between the state and local governments that gave local governments the 
authority to regulate new coastal development under Local Coastal Programs approved 
by the Coastal Commission.  
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Local Coastal Programs 
According to the Coastal Act policies, development in the Coastal Zone requires a coastal 
permit from the Coastal Commission or local government through the Local Coastal 
Program (LCP). In order to obtain Coastal Zone permit authority, local governments are 
required to prepare Local Coastal Programs for the Coastal Zone portion of their 
jurisdiction. Once an LCP has been drafted, it is submitted to the Coastal Commission for 
comments and approval. The Coastal Commission must review the plan to ensure 
consistency with the Coastal Act before handing over Coastal Zone authority to local 
jurisdictions. Once an LCP is approved, the Commission's regulatory authority over 
issuing coastal development permits is turned over to the local government, while 
maintaining limited appeal authority. There are some cases, like areas with public trust 
lands, where the Commission retains jurisdiction in the Coastal Zone even with a 
certified Local Coastal Program. For jurisdictions with certified LCPs, the Commission 
does not retain permit authority. Instead, the Commission is responsible for reviewing 
LCP amendments, or reviewing coastal development permits issued by local agencies 
which have been appealed. 
A Local Coastal Program acts as a General Plan for a local jurisdiction’s Coastal Zone, 
and is composed of a Land Use Plan and an Implementation Plan. A Land Use Plan 
contains goals, policies, and implementaion actions for specific coastal land uses 
contained in the Coastal Zone. The Land Use Plan is often the Coastal Element of the 
local government’s General Plan. The Implementation Plan further details how the 
policies contained in the Land Use Plan will be implemented, and includes a part of the 
City's zoning code. 
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Coastal Issues 
California’s coast faces many challenges. LCPs address these challenges, along with 
those specific to the local jurisdiction, and have become a vital part of California’s 
Coastal Zone management program. Because new coastal issues are arising over time, 
LCPs must constantly be updated to protect and enhance the coast (Bobo & Shulman, 
80). In the past decade alone, significant changes have occurred that directly affect the 
health of the coast. The population of Coastal Zone residents has increased, and changing 
development patterns are just a few issues in California which have impacted public 
access and coastal resource preservation. Global warming and sea-level rise are identified 
state concerns that all Local Coastal Programs must address in their Land Use Plans 
(California Coastal Commission). 
On April 3, 2007, the Coastal Commission created an LCP update guide, which informed 
local governments of new issues that must be addressed in LCPS updated or created after 
2007. Specific new concerns that should be addressed in updated LCPs include the 
following: 
• Implementing the California Coastal Trail – the California Coastal Trail was 
completed in January, 2003 and has enhanced pedestrian public access and 
recreation along the coast. 
• Temporary coastal events – these events may impede on public access, and must 
be addressed and mitigated to make sure public use is not denied. 
• Protecting public parking – the Commission generally doesn’t encourage excess 
public parking, but many local jurisdictions have shown a need for public parking 
to encourage public access. 
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• Expanding alternative modes of transportation – to protect and enhance air quality 
in the coastal zone, alternative modes of transportation should be included. 
• Time restrictions and user fees – to ensure people of all incomes have equal 
accessibility to the coast, limit user fees and manage time restrictions. 
• Avoiding and mitigating beach encroachments – to ensure maximum public 
access, LCPs should include measures (or programs) to ensure that development 
avoids or minimizes and mitigates encroachment on beaches. The updated LCP 
should not allow new private development to encroach onto public beaches. 
• Avoiding private impediments to beach access - public access is adversely 
affected by “private beach” and “private parking” signs, and should be mitigated 
in LCPs. 
• Comprehensive beach management - management measures help address many 
issues concerning the beach, including access, recreation, facility upgrades, and 
protection of sensitive habitats and agricultural lands. 
• Condominium hotels and timeshares – accommodations must ensure protection of 
public visitor-serving facilities as a priority use. 
• An updated water quality and protection component – sea level rise is a major 
concern for all coastal communities, and must be addressed with mitigation plans 
along with the protection and enhancement of marine and coastal water quality. 
• Marblehead Coastal, a 248-acre, specific plan area, has now been included in the 
LCP. 
The Coastal Commission understands a community’s need to grow and thrive, but sets 
these guidelines to protect coastal habitats and resources. The guidelines are intended to 
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support the shared goal of meeting Coastal Act policies in the face of change, while 
recognizing that it is impossible to address every issue a coastal community may face.   
Statutory Requirements 
The Coastal Act of 1976 is intended to assure that coastal areas of California are 
developed in a manner responsive to public objectives. The Act establishes these 
objectives as coastal policies, and provides guidelines for municipal governments to re-
evaluate their coastal area planning and zoning concepts to achieve consistency with the 
Act. 
The Act declares that "to achieve maximum responsiveness to local conditions, 
accountability and public accessibility, it is necessary to rely heavily on local government 
and local land use planning procedures and enforcement in carrying out the state's coastal 
objectives and policies" (California Coastal Act, 26). To accomplish this, each local 
government lying wholly or partly within the Coastal Zone is directed to prepare an LCP 
for its portion of the Coastal Zone. 
Chapter three of the Coastal Act consists of a policies and a guide that discusses the ten 
key issues that must be addressed in each LCP. These are: 
• Public Access 
• Recreation and Visitor Serving Facilities 
• Water Quality 
• Natural Resources 
• Agricultural Resources 
• Planning and Locating New Development 
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• Scenic Resources 
• Coastal Hazards 
• Shoreline Erosion and Protective Structures 
• Energy, Industrial and Other Coastal Development 
According to the Coastal Commission, an LCP shall consist of “a local government's land 
use plans, zoning ordinances, zoning district maps and implementing actions which, 
when taken together, meet the requirements of, and implement the provisions and policies 
of the Coastal Act at a local level” (City of San Clemente Coastal Element, 1995). These 
components make up the Land Use Plan and Implementation Plan of the LCP.  
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CHAPTER 2 SAN CLEMENTE  
San Clemente is a city in Orange County, California with a population of 63,522, 
according to the 2010 census. Located on the California Coast, San Clemente lies 
midway between Los Angeles and San Diego at the southern tip of the county, and is 
known for its ocean, hill, and mountain views, a pleasant climate and its Spanish Colonial 
style architecture. San Clemente's city slogan is "Spanish Village by the Sea". The City 
has a total area of 19.5 square miles (51 km2). 
Ole Hanson 
“I vision a place where people can live together more pleasantly than any other place in 
America. I am going to build a beautiful city on the ocean where the whole city will be a 
park; the architecture will be of one type, and the homes will be located on sites where 
nearly everyone will have his view preserved forever” (Walker, 4). 
The City of San Clemente was founded by Ole Hanson, a former Mayor of Seattle, 
Washington on December 6, 1925. In the early 1920s, Hanson formed a partnership with 
banker Hamilton H. Cotton and purchased 2,000 acres of land on the South Orange 
County Coast. Hanson was known as a great visionary, with a dream of creating a 
Spanish village by the sea. 
On February 21, 1928, San Clemente was incorporated as a city. The incorporation 
became effective on February 28, 1928, officially marking the dawn of city-hood for San 
Clemente.  
Ole Hanson died in 1940, but as a lasting tribute to San Clemente’s Founder, December 
6th of each year is designated “Ole Hanson Day” in San Clemente.  
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The Great Depression 
The first year as an incorporated city proved San Clemente to be a thriving community. 
But by October of 1929, the stock market crashed and banks failed, leading to the Great 
Depression. The impact of the Depression on San Clemente was severe. Many residents 
lost their jobs or sources of income, bank foreclosed on many properties, and local 
businesses failed. Construction and development was the main industry at the time and 
with the severe decline in building, the City’s economy also plummeted (much like the 
national economy). The City lost its tax base and was forced to retrench, eliminating 
several positions. Many people, including Ole Hanson, found themselves compelled to 
relocate, reducing the population from 1,000 to 250 (Walker, 127). 
Because of foreclosures and quitclaims, Bank of America owned an abundance of 
property in the City. Feeling that the architectural restrictions hindered marketing and 
development, the Bank petitioned the courts to have the clause requiring Spanish 
architecture removed from the sales agreements. The court ruled in favor of the bank, 
circa 1937, marking an end to the deed restrictions which required Spanish architecture. 
World War II 
The bombing of Pearl Harbor on December 7, 1941 brought a wave of local changes to 
San Clemente. Shortly after World War II began, the federal government established a 
need for a Southern California military base to train Marines and protect the coast. A 
122,000-acre lot just south of San Clemente was allotted to the Department of the Navy, 
which established the location as US Marine Corps Camp Pendleton, named after 
General Joseph Pendleton, a former Marine who served in several wars from 1878 to 
1924 (Walker, 143). 
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The Western White House 
President Richard Nixon purchased Casa Pacifica (originally the Cotton estate) in San 
Clemente, which made the City well known throughout the United States. The property 
became known as the Western White House during the Nixon presidency, bringing 
national and international attention that carried with it both advantages and disadvantages 
for the City. San Clemente became well known and tourism increased; however, it 
became necessary to close a popular portion of the beach near Trestles, which resulted in 
high-profile helicopter and marine surveillance. President Nixon’s legacy lives on. The 
San Clemente Historical Society established a local Nixon memorial in recognition of our 
most famous resident. 
San Clemente has grown since the days of Ole Hanson, with its borders expanding inland 
toward the hills and its population growing from 1,000 persons in 1929 to 63,522 in 2010 
(U.S. Census Bureau), with an estimated population of 70,000 by 2015. The new 
residential projects will be accompanied by commercial and retail developments to 
provide for an economically balanced and stable community. 
A Vision for the Community 
A pivotal goal of the community is to maintain Ole Hanson’s vision of a small-town 
village by the sea character. While containing a certified LCP is very important to the 
City, the Coastal Commission and City have conflicting goals. The main goal of the 
Coastal Commission is to ensure public access to the coast through visitor-serving 
facilities and tourism. While San Clemente understands the need for equal access, the 
community strives to retain its small town character. The essence of San Clemente is it’s 
Spanish village by the sea character, and residents have made it very clear that they do 
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not want their city to become a major tourist destination. This conflict of goals created a 
challenge in producing the Land Use Plan, and must be negotiated between the City and 
Coastal Commission through a certified LCP (City of San Clemente Housing Element). 
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CHAPTER 3 SAN CLEMENTE’S COASTAL ZONE  
San Clemente’s Coastal Zone includes natural, cultural and urban resources. The 
community shares a common goal of preserving and enhancing San Clemente's coastline, 
coastal access, and recreational attractions, while maintaining the small town village 
character of the community (City of San Clemente Coastal Element). 
LCP Process  
The LUP was certified with suggested modifications on October 6, 1981. Though this 
plan was certified, there were few unresolved issues, including public access and 
environmental protection of the canyons. A resubmitted LUP was certified with 
suggested modifications by the Commission on May 15, 1987, but this certification 
lapsed after six months. A second resubmitted LUP was certified and submitted on May 
11, 1988. The City's General Plan update was then prepared and the Pier Bowl Master 
Plan was finished. The City eventually submitted an updated draft LUP to Commission 
staff and a formal LUP amendment was approved in 1995. This LUP also served as the 
Coastal Element of San Clemente’s General Plan. 
The Implementation Plan (zoning portion) was denied on October 6, 1981. Revised 
zoning was submitted in 1996 and was deemed incomplete. The LCP Implementation 
Plan was approved with suggested modifications on April 10, 1998. However, the 
certification has since lapsed. The LCP Implementation Plan was resubmitted on June 3, 
1999, but was withdrawn on October 5, 2000 by city staff. The Commission found the 
Implementation Plan to be inconsistent with the Land Use Plan, requiring too many 
changes and edits for approval. 
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Along with the additional components required in an updated LCP as of 2007, San 
Clemente will also be including third specific plan. The Marblehead Coastal Specific 
Plan was created on October 6, 1981, and includes 192 acres. Formerly known as the 
Reeves Ranch, the main issues are environmentally sensitive habitat areas, alteration of 
natural landforms, visual resources, recreation and visitor-serving facilities and hazard 
areas. While the issues related to this area were addressed through Commission’s 
approval with conditions of permit 5-03-013 on April 9, 2003, this area was not included 
in the current Land Use Plan, but will be implemented in the updated Plan.  
The City has a long history at working on the development and certification of a LCP.  
Provided below are some key millstones:  
1981 The LUP was certified by Coastal Commission with suggested modifications on 
October 6, 1981. Unresolved issues include public access and environmental 
protection of the canyons however the City did not peruse a revised submittal 
until 1987.  
1982 Coastal Commission approved an exclusion order that allows development that 
was determined not to have any potential impact on Coastal Resources to not 
require a CDP. 
1988  The Coastal Commission certified the City’s Coastal Land Use Plan but did not 
certify the Implementation Plan finding that the IP did not adequately implant the 
LUP’s goals and policies.   
1993 The City completed a comprehensive update to the City General Plan.  
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1995 The City completed a comprehensive update to the City LUP to be consistent with 
the General Plan.  
1997  The City developed an Implementation Plan 
1998 The Coastal Commission reviewed the City IP and provided a list of suggested 
modifications into the plan for inclusion. 
1999  The City Council approved the Coastal Commission suggested modifications 
2000 The Coastal Commission reviewed the amended IP which incorporated the 
suggested modifications and found it inconsistent with the LUP.  Note: The 
reason the IP was not certified was due to a change in the make up of the Coastal 
Commissioners.  The new Commission placed a higher standard on the protection 
of natural coastal resources, particularly water quality.  
2000 The City withdrew its IP application to avoid a denial and to decide whether to 
proceed with the IP.  The IP was placed on hold indefinitely.  
2002 The City adopted the Storm Water Runoff Control Ordinance.   
2006 The City is processing a General Plan and Coastal Land Use Plan Amendment to 
meet the requirements of the Orange County Storm Water Permit that includes 
measures that will improve water quality.    
2012 The City hired Atousa Zolfaghari as an intern to create an updated draft LCP 
!  
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A vertical or horizontal mix of Neighborhood 
Serving (NC) and Community Serving (CC). 
Attached and multifamily housing is 
permitted on the second floor or higher.!
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As specified in underlying 
land use designation.!
Signifies core commercial and mixed-use 
districts where the City encourages 
pedestrian uses in pedestrian oriented 
locations, and encourages public spaces, 
public sidewalks and street trees and related 
amenities. !
Architectural Design (-A)! As specified in underlying 
land use designation.!
Uses permitted by the underlying land use 
category; must be designed in accordance 
with Spanish Colonial Revival standards 
pursuant to the Urban Design Element, 
Design Guidelines and Zoning Code.!
Coastal (CZ)! As specified in underlying 
land use designation.!
Refer to goals and policies of the Land Use 
Plan and standards in the Local Coastal Plan 
(LCP).!
Affordable Housing (AH)! As specified in underlying 
land use designation.!
Refer to goals and policies of the Housing 
Element.!
Medical Office 0.75 FAR More intense development of medical and 
professional offices. 
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